


















































































































































































































































































   STAFF ANALYSIS 
 
PROJECT NUMBER 
98-062-(3) 
CASE NUMBER 
Conditional Use Permit Case No. 98-062-(3) 
 
OVERVIEW OF PROPOSED PROJECT 
The applicant is requesting authorization to construct, operate and maintain a private religious 
elementary and middle school (pre-kindergarten through ninth grade) for up to 750 students.  
The subject property in located northeasterly of Palo Comado Canyon Road and east of 
Cheseboro Road in Agoura.  A total of nine, one- and two-story buildings are proposed, 
totaling approximately 164,850 square feet of floor space. The buildings include an elementary 
school building, a middle school building, multipurpose room, auditorium, and a sanctuary.  A 
preschool building is also included with its own drop-off and parking area.  The proposal also 
includes paved playground areas and an athletic field.  The project is proposed to be 
constructed in five (5) phases within a seven (7) to ten (10) year time period. 
 
The school presently operates out of leased space located at 27400 Canwood Street, Agoura, 
approximately one mile east of the project site and currently has an enrollment of 210 students 
and 36 staff.  It is anticipated that the existing students and staff would transfer to the new site 
upon completion. 
 
Grading will be required to establish the building pads and to create the access road.  Most of 
the grading activity will occur within the interior of the project site, while preserving the major 
ridgeline and steep slopes found on the property.  Project site grading will require the 
movement of approximately 235,315 cubic yards of earth; grading would be balanced on site. 
 
Per the applicant, they are proposing to construct a “state of the art” private, educational 
institution to accommodate the growing demand for a Jewish educational, cultural, and 
recreational facility.  The applicant chose the subject property for the school location in order to 
site the facility in the demographic center of the existing school population and the center of 
the Jewish population in order to minimize travel times and maximize access to the facility.  
The applicant intends to promote learning by providing a quiet educational experience and 
promoting school security by locating the school on a secluded site with controlled access. 
 
The subject property falls within the Santa Monica Mountains North Area Plan and the Santa 
Monica Mountains North Area Community Standards District (CSD).  Prior to the adoption of 
the North Area Plan the subject property was zoned C-2 and R-1-30,000; with the adoption of 
the North Area Plan the zoning on the subject property was changed to A-1-5 (Light 
Agriculture, five acre minimum required area).   A conditional use permit is required to 
establish a school in the A-1-5 zone. 
 
 
 
 



CONDITIONAL USE PERMIT CASE NO. 98-062-(3)                                Page 2 of 10 
STAFF ANALYSIS (CONTINUED) 
 
DESCRIPTION OF SUBJECT PROPERTY 
Location 
The subject property is located northeasterly of Palo Comado Canyon Road and east of 
Cheseboro Road, Agoura, and in the Malibu Zoned District.  The property is located just north 
of the Ventura Freeway (101) and adjacent the eastern boundary of the City of Agoura Hills.  A 
driveway will provide access to the site from Canwood Street, in the southwest corner of the 
proposed development 
Physical Features 
The subject property is an approximate 73-acre irregular shaped parcel.  The structures would 
occupy a 13-acre portion of the property; with the remainder of the site remaining as play 
fields, natural open space and landscaped areas.  The property is level to sloping.  The 
structures are proposed in a canyon that is formed by ridgelines to the north, east and south.  
Section 3.0 of the DEIR further describes the environmental setting of the subject property.  
 
ENTITLEMENT  REQUESTED 
The applicant is requesting a Conditional Use Permit to authorize the construction, operation 
and maintenance of a private preschool, elementary and middle school for up to 750 students. 
 
EXISTING ZONING 
Subject Property 
Zoning on the subject property is A-1-5 (Light Agriculture, five acre minimum required area).  
The property was previously split zoned, C-2 (Neighborhood Business) and R-1-30,000 
(Single-Family Residential, 30,000 square foot minimum lot size).  With the zoning consistency 
program implemented pursuant to the adoption of the Santa Monica Mountains North Area 
Plan in October of 2000, the zoning on the subject property was changed to A-1-5. 
Surrounding Properties 
Surrounding zoning consists of O-S (Open Space) to the north and east, and the City of 
Agoura Hills to the west and south. 
 
EXISTING LAND USES 
Subject Property 
The subject property is currently vacant and in an undeveloped natural condition, with the 
exception of several dirt access roads. 
Surrounding Properties 
Surrounding land uses consist of the Santa Monica Mountains National Recreation Area and 
single-family residences to the north, the Ventura Freeway, commercial uses and vacant land 
to the south, vacant land to the east, single-family residences, commercial uses and vacant 
land to the west. 
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PREVIOUS CASES/ZONING HISTORY 
Although there has been a number of applications, there are no previous approved zoning 
permit cases noted on the subject property.  Plot Plan No. 45816 was approved on the subject 
property in 1998 and in February of 2002.  The Plot Plan was a request to develop a school on 
the portion of the subject property that was previously zoned R-1-30,000.  This use was never 
established. 
 
SANTA MONICA MOUNTAINS NORTH AREA PLAN 
The subject property is classified as N5 (Mountain Lands 5) within the Santa Monica 
Mountains North Area Plan.  This classification allows a maximum residential density of one 
dwelling unit per 5 acres.  Lands designated Mountain Lands within the Santa Monica 
Mountains North Area Plan consist of those rolling hillside areas, steep slopes, and isolated 
remote mountain lands with difficult or no access.  Mountainous Lands also include areas 
served by winding mountain roads that cannot accommodate substantial increases in traffic 
from new development.  Permitted uses include low density single family housing, agriculture, 
equestrian uses, retreats, monasteries, private campgrounds, bed-and-breakfast lodging, low 
intensity conference centers, public and private schools, water tanks, telecommunications 
facilities and other local serving commercial and public facilities.  Clustering of uses may be 
beneficial in helping to reduce disturbances to the topographic, vegetative and biological 
settings.  The proposed private school can be found consistent with the Mountain Lands 5 land 
use classification. 
 
Pages 3.0-11 through 3.0-24 of the DEIR further analyses the project proposal in relation to the 
Santa Monica Mountains North Area Plan. 
 
SANTA MONICA MOUNTAINS NORTH AREA COMMUNITY STANDARDS DISTRICT 
The subject property falls within the Santa Monica Mountains North Area Community 
Standards District.  The Santa Monica Mountains North Area CSD was established to 
implement the goals and policies of the Santa Monica Mountains North Area Plan in a manner 
that protects the health, safety, and welfare of the community, especially the surrounding 
natural environment.  The CSD provides the following Community-Wide  Development 
Standards. 

• Pursuant to Section 22.44.133.D.2. of the County Code, exterior lighting shall be low 
intensity, directional and/or screened to prevent glare or direct off-site illumination.  
Street lighting shall be permitted only where required by the department of public works 
or Caltrans for public safety. 
The applicant has not prepared a lighting plan for this proposal.  The 
Department of Public Works is not requiring street lighting at this time.   If the 
Commission approves this request, the applicant will be required to submit a 
lighting plan to the Department of Regional Planning that depicts the lighting 
placement, orientation and design in order to meet the intent of this criteria.  
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• Pursuant to Section 22.44.133.D.3. of the County Code, outdoor advertising signs shall 
be prohibited. 
The applicant is not proposing any outdoor advertising signs on the subject 
property. 

 
• Pursuant to Section 22.44.133.D.5. of the County Code, a conditional use permit shall 

be required for all schools otherwise permitted in the basic zone, through grade 12, 
accredited, including appurtenant facilities, which offer instruction required to be taught 
in the public schools by the Education Code of the State of California, in which no pupil 
is physically restrained, but excluding trade or commercial schools.  
The zoning on the subject property, A-1-5, requires a conditional use permit be 
obtained to operate a school in this zone. 

 
SITE PLAN 
General Description 
The applicant’s site plan, marked Exhibit “A” page 1 of 4, depicts the subject property 
developed with the proposed school.  A sanctuary is depicted in the center of the subject 
property; the middle school buildings are placed to the south of the sanctuary, the elementary 
school buildings are located north of the sanctuary.  A multipurpose room/cafeteria, an 
auditorium, kindergarten units and a preschool are also depicted.  223 on-site parking spaces 
have been provided.  An athletic field with stadium, paved playground area, a pool, and a 
gymnasium are depicted at the east end of the subject property.  Access to the site is via Palo 
Comado Canyon Road to the west. 
 
The applicant’s elevations, marked Exhibit “A” page 2 of 4, depict the multipurpose room, 
school entrance, auditorium, elementary school, administration building, kindergarten building, 
preschool, and the middle school/library.  The building exteriors utilize a combination of wood 
siding and plaster.  The roof material is shown as concrete (shake) tile.  The elevations depict 
a variety of window shapes and sizes and a variety of roof pitches and heights.  Building 
heights range from 24’0” above finished grade to 42’7” above grade. 
 
The applicant’s floor plans, marked Exhibit “A” pages 3 of 4 and 4 of 4, depict the first and 
second floors of all the proposed structures. 
  
Compliance with Applicable Zoning Standards 
The proposed private school shall comply with the following required development standards 
of the A-1 zone pursuant to Section 22.24.110 of the County Code as follows: 
 
• Pursuant to Section 22.24.110.A. of the County Code, the subject property shall be 

subject to the yard requirements as follows:  1) each lot or parcel of land shall have a 
front yard of not less than 20 feet in depth, 2) each lot or parcel of land shall have 
interior side yards of not less than five feet, and 3) each lot or parcel of land shall have 
a rear yard of not less than 15 feet in depth. 
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The proposed preschool is the closed structure to the front property line; it is 
set back approximately 313 feet.  Side yard setbacks are depicted at 
approximately 380 feet on the north side and approximately 580 feet on the 
south side.  The site plan depicts a rear yard setback of approximately 660 feet.  
The applicant’s site plan is in compliance with the setback standards of the A-1 
zone. 

 
• Pursuant to Section 22.52.1200.A. of the County Code, every building used in whole or 

in part for an elementary school having no grade above the sixth, shall have, within 500 
feet thereof, one automobile space for each classroom. 
The applicant’s site plan depicts the preschool building separated from the other 
uses on the site, this building will require parking spaces within 500 feet.  The 
applicant’s plans depict nine (9) classrooms within the building, requiring nine 
(9) parking spaces.  The applicant’s site plan depicts a parking lot adjacent the 
building with ten (10) parking spaces directly in front of the building.  The 
applicant’s site plan is in compliance with this parking requirement. 

 
• Pursuant to Section 22.52.1200.B. of the County Code, every other building used as a 

school auditorium of a school in which any pupil is in a grade higher than the sixth shall 
have, within 500 feet thereof, one automobile parking space for each five persons, 
based on the occupancy load of the largest auditorium or room used for public 
assembly, as determined by the county engineer. 
The applicant has indicated the largest assembly area will be the proposed 
8,000 square foot sanctuary.  Although the applicant has calculated the parking 
and provided 214 parking spaces (in addition to the 9 required for the preschool 
building), the applicant has not provided the occupancy load as determined by 
the county engineer.  If the Commission approves this request, the applicant 
will be required to provide the occupant load and adjust the site plan 
accordingly, if required, prior to final approval of this request. 
 
The above parking calculations are based on the parking requirements when 
the campus is completed and all five (5) phases have been constructed.  Interim 
phases with differing parking layouts would need to be approved via a Revised 
Exhibit “A” that meets the requirements of that phase and all preceding phases. 
 

• Pursuant to Section 22.52.1060.E. of the County Code, at least two percent of the 
gross area of the parking lot shall be landscaped. 
The applicant has not provided a landscaping plan or landscaping table.  If the 
Commission approves this request, the applicant will be required to provide a 
landscaping table with a minimum of two percent of the parking lots landscaped. 

 
• Pursuant to Section 22.52.860.A. of the County Code, in zone A-1, one business sign, 

not to exceed 12 square feet in sign area, shall be permitted per lot or parcel of land. 
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The applicant has not provided any sign plans or elevations for any proposed 
signs.  If the Commission approves this request, the applicant will be requested 
to submit sign plans and elevations for approval, with sign area not exceeding 
12 square feet unless the Commission approves additional signage through the 
conditional use permit. 

 
BURDEN OF PROOF 
Burden of Proof per Code for Conditional Use Permits 
Pursuant to Los Angeles County Code Section 22.56.040 the applicant must meet the burden 
of proof requirements for Conditional Use Permits. 
1. That the requested use at the location proposed will not: 

A. Adversely affect the health, peace, comfort or welfare of persons residing or 
working in the surrounding area, or 

B. Be materially detrimental to the use, enjoyment or valuation of property of other 
persons located in the vicinity of the site, or 

C. Jeopardize, endanger or otherwise constitute a menace to the public health, safety 
or general welfare.  

2. That the proposed site is adequate in size and shape to accommodate the yards, 
walls, fences, parking and loading facilities, landscaping and other development 
features prescribed in this Title 22, or as is otherwise required in order to integrate 
said use with the uses in the surrounding area.  

3. That the proposed site is adequately served: 
A. By highways or streets of sufficient width and improved as necessary to carry the 

kind and quantity of traffic such use would generate, and 
B. By other public or private service facilities as are required. 

 
Applicant’s Burden of Proof Responses 
See Attached 
 
ENVIRONMENTAL DOCUMENTATION 
A Draft Environmental Impact Report (DEIR) was prepared for the proposed project.  After the 
mandatory 45-day public review period and a comment period for County departments, the 
DEIR concluded that potentially significant impacts from transportation and access, noise, 
human health, geotechnical hazards, fire services and hazards can be mitigated by the 
measures presented in the DEIR to a less than significant level.   
 
However, the DEIR concluded that the impacts from the proposed project would combine with 
the impacts of other on-going development activities to result in significantly unavoidable 
cumulative visual impacts to the area associated with increased light and glare and loss of 
open space.  In addition, cumulative impacts to biological resources would remain significant 
since there are no known mitigation measures available to reduce the level of cumulative 
impact to insignificance.   
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A Statement of Overriding Considerations must be adopted in order to approve the proposed 
project.  The applicant has provided a draft of the Statement of Overriding Considerations for 
this project, which has been included as an attachment to this document. 
 
Compliance with the Mitigation Monitoring Program in Table ES-1 of the DEIR shall be 
required as a condition of approval for the subject conditional use permit. 
 
Environmental findings are required in order to certify the Final EIR. 
 
COUNTY DEPARTMENT COMMENTS 
County of Los Angeles Department of Public Works 
The Department of Public Works has provided comments dated August 13, 1998 regarding 
this request.  Their recommendation is that the permit not be approved at this time and that a 
revised site plan is required showing the latest approved alignment of Palo Comado Canyon 
Road and Driver Avenue.  The applicant has been working with the Department regarding this 
issue.  The Department of Public Works has issued a letter dated July 8, 2002 in which they 
are waiving this requirement.  These letters have been included as attachments to this 
document. 
County of Los Angles Fire Department 
The Fire Department has provided comments dated August 20, 1998 that have been included 
as an attachment to this document. 
 
OTHER AGENCY COMMENTS AND RECOMMENDATIONS 
Staff received letters regarding the Notice of Preparation for the DEIR from the State of 
California Department of Transportation, Las Virgenes Municipal Water District, The Old 
Agoura Rangers, the City of Agoura Hills, Old Agoura Homeowners Association, United 
States Department of the Interior National Park Service, State of California Department of 
Fish and Game.  These letters have been included in the DEIR. 
 
Staff received letters regarding the DEIR from the City of Agoura Hills, the City of Calabasas, 
P & D Environmental, Resource Systems Engineering, the County of Los Angeles Fire 
Department, the California Department of Transportation, the Department of the Army, the 
County of Los Angeles Parks and Recreation Department, and Land Protection Partners.  
Staff also received a letter from Supervisor Yaroslavsky requesting the comment period for the 
Draft Environmental Impact Report remain open as long as the public hearing is kept open.  
This correspondence has been included with this transmittal. 
 
PUBLIC COMMENTS 
Staff has received ninety-two letters in support of this request at the time of this writing. 
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Staff has received thirty-six letters and a petition with twenty-seven signatures in opposition to 
this request at the time of this writing.  The opposition letters are from local residents and the 
City of Calabasas who concerns include: the impacts on local traffic, noise and light coming 
from the proposed school, and the effect on the wildlife and vegetation in the area. 
 
STAFF EVALUATION 
Issues 
Pursuant to Section 22.24.100 A. of the County Code, a school, through grade 12, accredited, 
including appurtenant facilities, which offer instruction required to be taught in the public 
schools by the Education Code of the state of California in which no pupil is physically 
restrained but excluding trade or commercial schools is permitted in the A-1 zone, provided a 
conditional use permit has first been obtained. 
 
The proposed facility has been designed to accommodate a maximum of 750 students with a 
staff of 97.  Of this total, 660 students would be enrolled in grades kindergarten through ninth, 
while 90 children would be enrolled in the preschool program. 
 
The proposed hours of operation would generally be from 8:00 a.m. to 3:30 p.m. Monday 
through Friday.  The school may implement a staggered arrival schedule with the middle 
school starting at 7:45 a.m., grades one through five starting at 8:15 a.m. and the preschool 
and kindergarten starting at 8:30 a.m.  During the months of September through June, evening 
or weekend daytime special events may occur on a weekly basis, with an estimated 
attendance of 60 to 70 people in attendance.  In addition, the school anticipates that the 
athletic field will be available for organized events during daytime hours; no nighttime field 
lighting is proposed.  During summer months, when school is not in session, the campus may 
be used for special events such as day camp, fairs or festivals.  In no case will special event 
attendance exceed the student population, with the possible exception of annual graduation 
ceremonies. 
 
Children would not be bussed to the campus and would typically arrive by private automobile.  
The drop-off and pick-up of students would occur within the interior of the campus. 
 
The applicant anticipates the attendance will increase gradually over time; therefore, the 
applicant intends to construct the school in phases.   The initial phase involves development of 
a six (6) acre school within the development footprint of the proposed project.  The initial 
phase, or interim school, would consist of modular administrative and elementary school 
buildings.  Phase I student capacity is anticipated to be 450 to 500 students. 
 
The middle school and library would be constructed in Phase II of the project.  Phase II would 
bring enrollment to the maximum of 750 students.  The cafeteria/multipurpose facility would be 
constructed in Phase III.  The auditorium would be constructed in Phase IV.  The sanctuary and 
gymnasium would be constructed in Phase V. 
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The size of the proposed structures are as follows:  1) a one-story 14,295 square foot 
auditorium, 2) a one-story 14,410 square foot cafeteria/multi-purpose room, 3) a two-story 
16,320 square foot library/multi-media/administration building, 4) a two-story 35,730 square 
foot elementary classroom building, 5) a one-story 8,000 square foot sanctuary, 6) a two-story 
26,095 square foot gymnasium with locker rooms, 7) a two-story 32,680 square foot middle 
school classroom building, 8) a two-story 11,470 square foot library/storage/teacher lounge, 
and 9) a one-story 7,450 square foot preschool. 
 
The Bureau of Jewish Education of Greater Los Angeles and the California Association of 
Independent Schools accredit the current Heschel School location.  In addition, the School is a 
member of the National Association of Independent Schools and the California Association of 
Independent Schools.  Accreditation of the new location will be required as a condition of 
approval of this grant.  
 
If approved, staff recommends a thirty (30) year term for the requested Conditional Use 
Permit.  This is based on the need to reevaluate the compatibility of the project with the 
surrounding community.  Staff also recommends that the project be inspected annually for 
compliance with the final conditions of approval. 
 
FEES/DEPOSITS 
If approved as recommended by staff, the following will apply: 
 
Fish & Game: 

1. An Environmental Impact Report was required.  Therefore, an $850 Fish and Game fee 
and a $25 document handling fee must be paid.  Total fees due:  $875. 
The fees will be required prior to the final approval date of the permit. 

 
Zoning Enforcement: 

2. Cost recovery deposit of $4,500.00 to cover the costs of the thirty (30) recommended 
annual zoning enforcement inspections.  Additional funds would be required if 
violations are found on the property. 

 
STAFF RECOMMENDATION 
Prior to making a decision on this case, Staff recommends the Planning Commission 
consider the facts, analysis and correspondence contained in this report along with the oral 
testimony and/or written comments received during the public hearing. 
 
Staff recommends the Commission also consider the following: 

• Cumulative impacts to visual and biological resources would remain significant 
since there are no known mitigation measures available to reduce the level of 
cumulative impact to insignificance.  A Statement of Overriding Considerations 
must be adopted in order to approve the proposed project. 
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Approval 
If the Commission finds the applicant satisfies the conditional use permit burden of proof 
requirements for this request, and the basis for making a Statement of Overriding 
Considerations, than Staff recommends Approval of Conditional Use Permit No. 98-062-(3), 
subject to the attached draft conditions.   
 
SUGGESTED APPROVAL MOTION 
“I MOVE THE PUBLIC HEARING BE CLOSED AND THAT THE REGIONAL PLANNING 
COMMISSION INDICATE ITS INTENT TO APPROVE CONDITIONAL USE PERMIT CASE 
NO. 98-062-(3), AND INSTRUCT STAFF TO PREPARE THE FINAL ENVIRONMENTAL 
DOCUMENTATION AND FINDINGS AND CONDITIONS FOR APPROVAL.” 
 
 
Report prepared by Karen Simmons, Senior Regional Planning Assistant  
Reviewed by Frank Meneses, Supervising Regional Planner Zoning Permits Section I 
 
Attachments: 
Copy of Thomas Brothers Map 
Burden of Proof Statement 
Environmental Documentation (DEIR previously provided) 
Draft Conditions 
Draft Statement of Overriding Considerations 
Correspondence    
Site Plan, Elevations, Floor Plans 
Land Use Map   
 
FM:kms 
12-11-02 



 
 
 
 
 
 
 
March 20, 2003 
 
 
 
TO:  Harold V. Helsley, Chair 

Leslie G. Bellamy, Vice-Chair 
Wayne Rew, Commissioner 

  Pat Modugno, Commissioner 
  Esther L. Valadez, Commissioner 
 
FROM: Russell J. Fricano, Ph.D., AICP 

Zoning Permits Section I 
 
SUBJECT:  MARCH 24, 2003 RPC MEETING 
  AGENDA ITEM NO. 6 
 
  CONDITIONAL USE PERMIT CASE NO. 98-062-(3) 
  HESCHEL WEST SCHOOL, AGOURA 

 
Conditional Use Permit No. 98-062-(3) is a request to authorize the construction, operation 
and maintenance of a private religious elementary and middle school  (pre-kindergarten 
through ninth grade) for up to 750 students in the A-1-5 zone. 
 
This case was originally scheduled to be heard before the Regional Planning Commission 
on December 18, 2003 but could not be heard as the site was not properly posted.  
Attached is the staff report that was issued prior to the December 18th hearing date.  Also 
attached are comment letters received after the December 18th staff report was issued. 
 
Attachments 
  
RJF:KMS 
 
   



 
 
 
 
 
 
 
May 1, 2003 
 
 
 
TO:  Harold V. Helsley, Chair 

Leslie G. Bellamy, Vice-Chair 
Wayne Rew, Commissioner 

  Pat Modugno, Commissioner 
  Esther L. Valadez, Commissioner 
 
FROM: Russell J. Fricano, Ph.D., AICP 

Zoning Permits Section I 
 
SUBJECT:  MAY 7, 2003 RPC MEETING 
  AGENDA ITEM NO. 12 
 
  CONDITIONAL USE PERMIT CASE NO. 98-062-(3) 
  HESCHEL WEST SCHOOL, AGOURA 

 
Conditional Use Permit No. 98-062-(3) is a request to authorize the construction, operation 
and maintenance of a private religious elementary and middle school  (pre-kindergarten 
through ninth grade) for up to 750 students in the A-1-5 zone. 
 
This case was heard before the Regional Planning Commission on March 24, 2003.  The 
public hearing was not closed and the Commission continued the hearing to May 7, 2003.  
Attached is the staff report which was issued prior to the March 24th public hearing.  Also 
attached are comment letters received during or after the March 24th hearing.  The applicant 
has also provided a booklet addressing some of the issues d iscussed by the opposition at 
the hearing. 
 
Attachments 
  
RJF:KMS 
 
   



   STAFF ANALYSIS  
 
PROJECT NUMBER 
98-062-(3) 
CASE NUMBER 
Conditional Use Permit Case No. 98-062-(3) 
 
SUMMARY OF MAY 7, 2003 PUBLIC HEARING  
A public hearing was held before the Regional Planning Commission on March 24, 2003 and 
continued to May 07, 2003.  At the conclusion of the May 7, 2003 hearing, the Commission 
made recommendations and approved a motion to continue the hearing to September 10, 
2003.  The extent of the revisions to the project and Draft Environmental Impact Report was 
determined to require more preparation time than the September date would allow. The case 
was taken off the Commission’s calendar on August 15, 2003.  
 
The Commission’s recommendations included reduction of total building area footprint and 
related grading by approximately 20% including a lowered overall building pad,  increased 
open space, development of a carpooling plan which would provide 25-30% mandated 
carpooling, and provision of traffic mitigations coordinated with the County, Caltrans, and the 
City of Agoura Hills.  Also requested was documentation of proposed open space dedication 
including a letter from the conservation agency willing to receive the offering, and depiction of 
at least 200-foot buffers from Conservancy lands in relation to the development footprint.   
 
The Commission requested further definition of the phasing plan, including phases of grading 
and lengths of time between the construction of temporary modular campus and full build-out 
as depicted on a revised Exhibit “A”.  Renderings would be required depicting the appearance 
and scale of the temporary campus and where temporary structures are to be located. The 
DEIR was determined inadequate by the Commission, and the Commission requested further 
analysis of noise, traffic impacts, and visual impacts. A phasing timeline for traffic mitigations 
would also be required.  Additionally, a natural disaster plan with greater definition was 
requested as part of the DEIR or other planning document processes.  The necessity for 
further analysis of the Santa Monica Mountains North Area Plan as it interfaces with the project 
was emphasized by the Commission.   
 
OVERVIEW OF PROPOSED PROJECT 
The applicant is requesting authorization to construct, operate and maintain a private religious 
elementary and middle school (pre-kindergarten through eighth grade) for a maximum of 750 
students and 97 staff.  The subject property is located northeasterly of Palo Comado Canyon 
Road and east of Cheseboro Road in Agoura.  A total of nine, one- and two-story buildings are 
proposed, totaling approximately 166,450 square feet of floor space. The buildings include 
auditorium/multi-purpose, cafeteria/multi-purpose, library/administration, elementary 
classrooms, middle school classrooms, sanctuary, gymnasium, library/storage/teacher lounge, 
and preschool. Three small parking lots and one large lot contain 223 parking spaces.  The 
proposal also includes paved playground and court areas and an athletic field.  The project is 
proposed to be constructed in six (6) phases within a 13-year time period.   
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Operating hours of the school will generally be from 8:00 a.m. to 3:30 p.m. with staggered 
arrival schedule between 7:30 and 8:30 a.m.   
The school presently operates out of leased space located at 27400 Canwood Street, Agoura, 
approximately one mile east of the project site and currently has an enrollment of 187 students 
and 40 staff.  It is anticipated that the existing students and staff would transfer to the new site 
upon completion. 
 
Approximately 28 acres of the 73-acre site will be developed space for buildings (21 acres) 
and play fields, sports court and playground, walkways and landscaped areas (seven acres). 
The project preserves the remaining area as open space of approximately 45 acres. This 
includes the applicant’s proposal to offer a 29-acre conservation easement as a permanently 
protected open space and wildlife corridor area.  
 
Grading will be required to establish the building pads and to create access roads.  Most of 
the grading activity will occur within the interior of the project site in the first phase of the project 
(approximately 73%), while preserving the major ridgeline and steep slopes found at the 
eastern side of the property.  Project site grading will require the movement of approximately 
173,000 cubic yards of earth; grading would be balanced on site.  
 
The subject property falls within the Santa Monica Mountains North Area Plan and the Santa 
Monica Mountains North Area Community Standards District (CSD).   Zoning on the subject 
property is A-1-5 (Light Agricultural-Five Acres Minimum Required Area).  A conditional use 
permit is required to establish a school in the A-1-5 zone. 
 
ENTITLEMENT  REQUESTED 
The applicant is requesting a Conditional Use Permit to authorize the construction, operation 
and maintenance of a private religious preschool, elementary and middle school for up to 750 
students (pre-kindergarten through eighth grade) and 97 staff in the A-1-5 (Light Agricultural-
Five Acres Minimum Required Area) zone. 
 
EXISTING ZONING 
 
Subject Property 
Zoning on the subject property is A-1-5 (Light Agricultural-Five Acres Minimum Required 
Area).  The property was previously split zoned, C-2 (Neighborhood Business) and R-1-
30,000 (Single-Family Residence-30,000 Square Feet Minimum Lot Size).  With the zoning 
consistency program implemented pursuant to the adoption of the Santa Monica Mountains 
North Area Plan in October of 2000, the zoning on the subject property was changed to A-1-5. 
 
Surrounding Properties 
Surrounding zoning consists of O-S (Open Space) to the north and east, U.S. Highway 101 
right of way to the south, and the City of Agoura Hills RL-20,000 (Low Density Residential) and 
CRS-OA-FC (Retail Service Commercial-Open Area-Freeway Corridor) to the west. 
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EXISTING LAND USES 
 
Subject Property 
The subject property is currently vacant and in an undeveloped natural condition, with the 
exception of several dirt access roads and disturbed non-native grasslands in the primary 
development area. 
 
Surrounding Properties 
Surrounding land uses consist of the Santa Monica Mountains National Recreation Area and 
single-family residences to the north; the Ventura Freeway, commercial uses and vacant land 
to the south; vacant and Conservancy/State lands to the east; and single-family residences, 
commercial uses and vacant land to the west. 
 
ENVIRONMENTAL DOCUMENTATION 
A Draft Environmental Impact Report (DEIR) was prepared for the proposed project.  After the 
mandatory 45-day public review period and a comment period for County departments, the 
DEIR concluded that potentially significant impacts from transportation and access, noise, 
human health, geotechnical hazards, fire services and hazards, air quality, and hydrology/water 
quality can be mitigated by the measures presented in the DEIR to a less than significant level.  
 
However, the DEIR concluded that the impacts from the proposed project would combine with 
the impacts of other on-going development activities to result in significantly unavoidable 
cumulative visual impacts to the area associated with increased light and glare and loss of 
open space.  In addition, cumulative impacts to biological resources would remain significant 
since there are no known mitigation measures available to reduce the level of cumulative 
impact to insignificance. A Statement of Overriding Considerations must be adopted in order 
to approve the proposed project.   
 
Mitigation measures proposed include: landscape, lighting, and signage  plans for mitigating 
visual impacts to the extent feasible; road, signal and access improvements to mitigate traffic 
impacts; construction and operation measures to reduce noise;  construction measures to 
minimize construction impacts on biota;  15 geotechnical mitigation measures; Fire 
Department impact fees, fireflow requirements, and fire/vegetation management and 
evacuation plans approved for fire mitigation; construction mitigation measures for air quality; 
and measures to prevent flooding, erosion, and pollution impacts.  Compliance with the 
Mitigation Monitoring Program as presented in draft form, Table ES-1, pages ES 5-24 of the 
DEIR, shall be required as a condition of approval for the subject conditional use permit.  
Environmental Findings and adoption of a Statement of Overriding Considerations are 
required in order to certify the Final EIR. 
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PROJECT CHANGES FROM PREVIOUS DRAFT ENVIRONMENTAL IMPACT REPORT 
Previous public hearings were held in March and May of 2003. The original DEIR has been 
modified to incorporate the following project changes and additional alternative measures as 
indicated.  Site plans have been modified accordingly as applicable.  
 
Reduced Building Footprint 
The visibility of the completed project is reduced, particularly from Cheseboro Road, by 
reducing the elevation of the building pads by an average of 5.5 feet and by reducing the size 
of the building envelope by approximately two acres, from 23 acres to 21 acres.  
 
Increased Open Space Viewshed 
Increased preservation and protection of internal ridgelines and increased open space 
viewshed is depicted in the eastern portion of the project site by lowering the main athletic field 
and reducing site grading requirements from 235,315 cubic yards to 173,000 cubic yards for a 
total reduction of 62,315 cubic yards (approximately 26% reduction).  
 
Separate Phase I Site Plan 
The layout of the first phase (mostly temporary structures) is revised to more readily integrate 
with later phases of school development.  A separate Phase I site plan depicts revisions 
including grading for the fill slope to be completed at grade and depiction of single-story 
modular units.  
 
Defined Phasing and Traffic Mitigation Timeline  
Project revisions include an increase in the number of phases over a slightly longer time 
period: from five phases in 10 years to six phases in 13 years. Phase I will be completed 
within one year and the remaining phases are to be completed within 12 years of the 
completion of phase I. 
 
Traffic Mitigation Measures  
Traffic mitigation measures proposed regarding the westbound off and on ramps of U.S. 
Highway 101 and Palo Comado Canyon Road at Canwood Street, and provision of secondary 
emergency access, is proposed for completion prior to school occupancy during Phase I of 
the project.  
 
Additional traffic mitigation measures are required to be met prior to the issuance of building 
permits for construction of Phase II.   
 
A carpooling plan mandating at least 25% participation as an additional traffic mitigation 
measure has not been provided in the revised DEIR. 
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Phases I – VI Development Timeline  
Phase I involves development of the temporary school within the development footprint of the 
completed project.  The initial phase would consist of 12 modular school buildings with wood 
siding and perimeter skirting to be earth tone in color and to be fully landscaped with natural 
vegetation typical of the surrounding area.  Two 1,500 square-foot portions of the multi-
purpose building are proposed to provide permanent shelter-in-place.  The majority of project 
grading, including the entire fill slope to be completed at grade for the building pad, would be 
done at this time.   Permanent landscaping, installed along the westerly boundary of the 
campus, is to be constructed as a buffer.  Phase I student capacity is anticipated to be 350 to 
390 students and would be completed over a one-year period.  
Phase II would bring enrollment to the maximum of 750 students.  The second phase would 
include remaining finish grading mostly occurring along the eastern perimeter of the project to 
enable construction of elementary, administration, elementary school library, and teacher’s 
resources room.  Construction would commence within five years of the date of completion of 
Phase I.  
 
Phase III would include construction of middle school buildings, middle school library and 
resource rooms, and would occur approximately eight years from the date Phase I is 
completed.   
 
Phase IV involves construction of a nursery building and play yard. This phase would begin 
within approximately 10 years from the date Phase I is completed.  
 
Phase V and VI would involve construction of the remaining portions of the permanent 
cafeteria/expanded multi-purpose room, auditorium, sanctuary, and gymnasium, and would be 
accomplished within 12 years of the completion of Phase I.  
 
Wildlife Corridor / Conservation Easement Dedication 
The integrity of Liberty Canyon wildlife movement corridor would be maintained by proposing 
to offer a 29-acre conservation easement as part of 45 acres of total open space preserved.   
 
The applicant has not indicated to whom the conservation easement would be offered.   
 
Emergency Access/Evacuation and Fire Fuel Modification  
A secondary access driveway is included for Fire Department and other emergency use. An 
expanded Fire/Vegetation Management Plan and Evacuation Plan are to be provided to the 
Fire Department for review and approval as mitigation measures for the project.   
 
Alternative Primary Access 
Alternative primary access points at Palo Comado Canyon Road or Cheseboro Road are 
included in the DEIR for consideration.  
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Road Improvement Alternatives Increased 
 
U.S. Highway 101, North Side 
Expanded traffic and road improvement alternatives include a round-about intersection at Palo 
Comado Canyon Road / Canwood Street and U.S. 101 Freeway westbound off ramp and on 
ramp or a signaling approach as detailed in Section 4.2 of the DEIR.  The analysis includes a 
supplemental analysis not previously included indicating measurements of impact with 
mitigation measures “in place” (Table 4.2-15, page 4.2-47 of the DEIR).  Caltrans has 
provided a letter indicating its response to the proposal for construction of these 
improvements.  Caltrans favors the round-about option.  
 
Other Road and Signal Improvements 
Permits from the City of Agoura Hills will be required for other traffic and road improvement 
measures proposed, as those measures are located within the City’s jurisdiction.    
 
Air Quality Study Update 
An updated air quality study using updated air quality standards is included in the DEIR.   
 
Hydrology Plan Update 
An updated hydrology plan and water quality analysis is present in the DEIR.  
 
Project Alternatives Modified 
Project alternatives were modified from four to five alternatives.  The off-site alternative was 
taken out of the DEIR and a subdivision alternative and alternative means of access were 
added.  
 
Additional Analysis of the Santa Monica Mountains North Area Plan  
An expanded analysis of North Area Plan goals and policies are indicated on pages 3.0-11 
through 3.0-32 in the revised DEIR.  
 
SANTA MONICA MOUNTAINS NORTH AREA PLAN 
The project is consistent with the Santa Monica Mountains North Area Plan.   
 
The subject property is classified as N5 (Mountain Lands 5) within the Santa Monica 
Mountains North Area Plan.  Pages 3.0-11 through 3.0-32 of the DEIR provide further analyses 
of the project proposal in relation to the Santa Monica Mountains North Area Plan.   
 
Page II-10 of the North Area Plan states the overall goal of the Plan as follows: “The overall 
goal of the North Area Plan is to maximize preservation of the area’s natural environment, 
recognize the opportunities and constraints that the land imposes, accommodate new uses 
that minimize impacts on the natural environment, and ensure that new development is 
compatible with and enhances the quality of existing communities, and provide for a wide 
range of public and private recreational opportunities.”  
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The project accomplishes the overall goal of the Plan by permanently preserving significant 
areas within the natural environment, limits impacts on the geographical setting of the project, 
accommodates a new use compatible with and enhancing the Conejo Valley community while 
providing private educational and recreational opportunities.  
 
SANTA MONICA MOUNTAINS NORTH AREA COMMUNITY STANDARDS DISTRICT 
The project complies with the applicable requirements of the Santa Monica Mountains North 
Area Community Standards District.  
 
The subject property falls within the Santa Monica Mountains North Area Community 
Standards District.  The North Area CSD was established to implement the goals and policies 
of the Santa Monica Mountains North Area Plan in a manner that protects the health, safety, 
and welfare of the community, especially the surrounding natural environment.  No new 
development in the North Area Community Standards District, not previously discussed in 
previous staff reports, is proposed in the applicant’s request.   
 
Effective December 7, 2005, the Los Angeles County Board of Supervisors adopted the 
Grading and Ridgeline Ordinance effective January 6, 2005.  The project proposes an access 
driveway which traverses one of the newly adopted ridgelines.  The ridgeline ordinance 
requirements of Section 22.44.133.D.5 of the Los Angeles County Zoning Code do not apply 
to this project as the project filing was complete prior to adoption of the ordinance.   
 
Exemption from the Grading and Ridgeline Ordinance applies according to Section 
22.44.133.G.1.a of the County Code: “The provisions of subsections D.4.b, D.4.c, D.4.d, and 
D.5 shall not apply to a new development project where, as of the effective date of the 
ordinance adding those subsections, any of the following has occurred related to such project: 
A complete application has been submitted for any subdivision, permit, variance or site plan 
review.” 
 
The application for the subject request was complete prior to adoption of the Ordinance.  
 
COMPLIANCE WITH APPLICABLE ZONING STANDARDS 
The proposed private school complies with the applicable development standards of the  
A-1 zone pursuant to Section 22.24.110 of the County Code as indicated in the previous staff 
report for the May 7, 2003 public hearing.   
 
Minor changes in setbacks, building footprints, structures, and parking lots will be addressed 
at the building permit stage of development. In the event the project is approved, the applicant 
will be required to provide the following items prior to issuance of building and grading 
permits:  
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Landscape plan  
A landscape plan and table, including 2% of each parking lot landscaped according to the 
requirements of Section 22.52.1060.E.2 of the Los Angeles County Zoning Code; 
 
Signage Plan  
A signage plan and elevations including requirements not to exceed 12 square feet in area for 
any one sign and in compliance with Section 22.52 Part 10 of the County Code;  
 
Lighting plan  
A lighting plan in compliance with Section 22.52.1060.F of the County Code and in 
accordance with the conditions of approval and all applicable lighted signage requirements of 
Section 22.52 Part 10 of the County Code; and 
 
Evacuation Plan 
A comprehensive evacuation plan to be reviewed and approved by the County Fire 
Department and a copy supplied to the Department of Regional Planning.  
 
CITY OF AGOURA: OLD AGOURA OVERLAY DISTRICT DEVELOPMENT STANDARDS 
While not subject to the City of Agoura development standards, the project has been designed 
to be consistent with the intent of the Old Agoura Overlay District development standards as 
indicated on page 3.0-34 of the DEIR.   
 
PROPOSED OPERATION 
The Bureau of Jewish Education of Greater Los Angeles and the California Association of 
Independent Schools accredit the current Heschel School location.  In addition, the School is a 
member of the National Association of Independent Schools and the California Association of 
Independent Schools.  Accreditation of the new location will be required as a condition of 
approval of this grant. The applicant is proposing to construct a “state of the art” private 
educational institution to accommodate the growing demand for a Jewish educational, cultural, 
and recreational facility.  The applicant chose the subject property for the school location in 
order to site the facility in the demographic center of the existing and projected school 
population in order to minimize travel times and maximize access to the facility.  The applicant 
intends to promote learning by providing a quiet educational experience and promoting school 
security by locating the school on a secluded and spacious site with controlled access. 
 
During the months of September through June, daytime events would not exceed the maximum 
school population.  Evening special events may occur on an occasional basis, with an 
estimated evening attendance generally less than 150 persons at campus buildout.  
Periodic evening events, defined as attracting more than 150 persons, will be limited to 24 
occurrences per calendar year with those evening events planned for outdoors usually to occur 
during daylight hours.  
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Up to four special events per calendar year, such as graduation or Sukkot family picnic, would 
be scheduled on weekends and in no case exceed a maximum of 1,500 persons per event.  In 
addition, the school anticipates that the athletic field will be available for organized events 
during daytime hours; no nighttime field lighting is proposed.  
 
BURDEN OF PROOF 
 
Burden of Proof per Code for Conditional Use Permits 
Pursuant to Los Angeles County Code Section 22.56.040 the applicant must meet the burden 
of proof requirements for Conditional Use Permits. 
 
1. That the requested use at the location proposed will not: 
 

A. Adversely affect the health, peace, comfort or welfare of persons residing or 
working in the surrounding area, or 

B. Be materially detrimental to the use, enjoyment or valuation of property of other 
persons located in the vicinity of the site, or 

 
C. Jeopardize, endanger or otherwise constitute a menace to the public health, safety 

or general welfare. 
 
2. That the proposed site is adequate in size and shape to accommodate the yards, 

walls, fences, parking and loading facilities, landscaping and other development 
features prescribed in this Title 22, or as is otherwise required in order to integrate 
said use with the uses in the surrounding area.  

 
3. That the proposed site is adequately served: 
 

A. By highways or streets of sufficient width and improved as necessary to carry the 
kind and quantity of traffic such use would generate, and 

 
B. By other public or private service facilities as are required. 

 
Applicant’s Burden of Proof Responses 
See Attached 
 
COUNTY DEPARTMENT COMMENTS 
 
County of Los Angeles Department of Public Works 
The Department of Public Works has provided comments and conditions in letters dated May 
19, 2005, April 6, 2005 and July 8, 2002 regarding this request.   
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Public Works recommended that all project-related improvements listed in the May 19, 2005 
letter shall be completed prior to initial occupancy of the school, and the requirements of the 
April 6, 2005 letter with the exception of the U.S. 101 intersection mentioned below, shall be 
completed prior to issuance of building permits for Phase II development.   The intersection of 
Palo Comado Canyon Road / Canwood Street at U.S. 101 Freeway westbound ramps is 
required to be completed prior to occupancy of the school.    
 
In its letter dated July 8, 2002, the Department of Public Works agreed to waive the 
requirement for dedication of right of way extensions proposed for Driver Avenue and Palo 
Comado Canyon Road.  The Department determined these extensions are no longer 
necessary.    
 
County of Los Angles Fire Department 
The Fire Department has provided comments and conditions in a letter dated January 21, 
2005 delineating requirements for developer fees, access, fire flow, and fuel modification.  
 
OTHER AGENCY COMMENTS AND RECOMMENDATIONS 
The California Department of Transportation (Caltrans) provided comments in a letter dated 
May 18, 2005 pertaining to traffic mitigation measures proposed for the U.S. 101 Freeway 
westbound off and on ramps at Palo Comado Canyon Road / Canwood Street intersection 
and included its preference for the round-about traffic mitigation measure.  Caltrans also 
commented on the Cheseboro Road and U.S. 101 Freeway eastbound ramps at Dorothy 
Drive.  Widening of the Cheseboro Road overpass was addressed. These improvements and 
increased Mainline Freeway pro-rata use due to the project would require fair-share payment 
by the applicant.   
 
The City of Agoura Hills Planning Department provided a comment letter dated May 16, 2005. 
 The City’s analysis conducted by its Planning Department listed 52 general and specific 
comments pertaining to most sections of the revised Draft Environmental Impact Report.  
Utility hook-ups and right-of-way improvements located in the City of Agoura Hills would 
require City of Agoura Hills permits.  The Attorney serving as City Attorney for the City of 
Agoura Hills provided a comment letter dated May 18, 2005.  The attorney restated comments 
from a letter written for the previous public hearings which contended that the majority of 
comments made from former public hearings remained unanswered by the current revised 
DEIR.   Additional new comments were also included in the attached letter. The comments 
included a request by the City to the applicant regarding consideration of a conservation 
easement or deed restriction pertaining to undesignated open space on the Westside of the 
site between the building footprint and residents.  
 
The City of Calabasas in its letter dated May 5, 2005, the City of Westlake Village in its letter 
dated December 16, 2004, and the City of Hidden Hills in its letter dated March 8, 2005 
indicated their support for the project (City of Hidden Hills and City of Westlake Village letters 
are included in the “Support Book” provided by the applicant).  
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The United States Department of Interior, National Park Service provided a letter dated May 
17, 2005.  The NPS did not take a position on the project. Comments included 
recommendations regarding impacts to wildlife, sensitive plant communities, and fuel 
modification areas.  
 
LEGAL NOTIFICATION/COMMUNITY OUTREACH     
Hearing notices were mailed to the applicant and to 93 neighbors within a 500-foot radius of 
the project site on March 31, 2005. Required case materials were mailed to the Westlake 
Village, Malibu, and Agoura Hills libraries on April 1, 2005. Newspaper advertisements were 
published in LA Opinion and The Daily News on April 2, 2005. According to the applicant, 
hearing notices were posted at the site on April 15, 2005. 
 
PUBLIC COMMENTS 
Staff has received 360 letters in support of this request at the time of this report.  Those writing 
in support are members of the local community and from the surrounding vicinity including 
school-aged children, residents, business, education, other non-profit and government 
persons.  The letters generally reflect the positive benefits expected from the project including 
quality education, environmental preservation and awareness, community service, cultural 
enrichment, and preparation for good citizenship and enterprise.  
Staff has received 44 letters in opposition to this request at the time of this report. The 
opposition letters are from community members, business persons, and representatives of 
non-profit organizations with concerns including traffic impacts, destruction of landscape, 
safety regarding limited access and wildfires, prolonged construction phasing timeline and 
related disturbances, noise and air pollution, excessive density, inconsistency with North Area 
Plan, and ability of government agencies to enforce conditions and requirements. Included is a 
noise and air quality study provided by the opposition.  
 
STAFF EVALUATION 
Pursuant to Section 22.24.100.A of the Los Angeles County Zoning County Code, a school, 
through grade 12, accredited, including appurtenant facilities, which offer instruction required 
to be taught in the public schools by the Education Code of the State of California in which no 
pupil is physically restrained but excluding trade or commercial schools is permitted in the A-1 
zone, provided a conditional use permit has first been obtained. 
 
Issues 
Development in the City of Calabasas to the east of the subject site, a palette of current and 
proposed developments within the City of Agoura Hills to the west and south of the project, and 
open space and wildlife movement corridors in between the two cities present a context 
conducive to both preservation and development.  
 
The applicant proposes a project adjacent to a developing transportation corridor and an 
equestrian neighborhood. The project contributes to environmental preservation while 
maintaining sensitivity to the needs of the local neighborhood.  The applicant seeks to provide 
high-quality educational services in a location central to the applicant’s constituency within the 
Conejo Valley.  
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The request is consistent with the Santa Monica Mountains North Area Plan  and complies 
with the Santa Monica Mountains North Area Community Standards District and A-1 Zone 
development standards.  
 
The applicant addressed all but three recommendations summarized by the Regional Planning 
Commission at the conclusion of the May 7, 2003 public hearing. Staff recommends that 
certain issues be further addressed.  The three items not addressed and included in the 
attached draft conditions of approval are:  
 
1) Provision of a carpooling plan mandating a minimum of 25-30 percent participation;  
 
2) Documentation of an appropriate conservation agency willing to receive the offering of a 
conservation easement and wildlife corridor dedication as stated in the DEIR; and  
 
3) Coordination with the City of Agoura Hills regarding proposed traffic mitigations and other 
necessary permits.  
 
In addition to the three items requested by the Commission, but not addressed, Staff 
recommends additional conditions of approval for the following items:  
24 Evening Events 
 
The proposal to allow up to 24 evening events per year with greater than 150 persons 
attending requires further definition.  The draft conditions address the maximum allowable 
number of persons attending said events in consideration of  parking, traffic, noise, and other 
potential neighborhood impacts related to the number attending. Additional conditions may be 
required to be met for conducting these events.  
 
Four Major Events per Year 
The proposal to allow up to four major events per year with a maximum attendance of 1,500 
persons attending per event will require the applicant to obtain a temporary use permit from 
the Department of Regional Planning for evaluation of parking requirements, traffic impacts, 
and other significant neighborhood impacts pertaining to those events, and shall require 
specific conditions to be met for conducting these events. 
 
Coordinate Staggering of School Hours 
A condition of approval requires refined staggering of school hours to include consideration of 
Agoura High School operating hours to enable minimum traffic conflicts.  
 
The City Attorney of the City of Agoura Hills requested an additional voluntary permanent land 
dedication regarding the proposed open space to the west of the project between residents 
and the school.  The applicant offered to place a condition on the existing proposal prohibiting 
the future filing of a Revised Exhibit “A” during the life of the Conditional Use Permit, for the 
building of structures anywhere within the open space area northwest, west, and southwest of 
the building footprint as depicted on a final Exhibit “A”.  
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If approved, staff recommends a thirty (30) year term for the requested Conditional Use 
Permit.  This is based on the need to reevaluate the compatibility of the project with the 
surrounding community.   Staff also recommends that the project be inspected annually for 
compliance with the final conditions of approval. 
 
FEES/DEPOSITS 
If approved as recommended by staff, the following will apply: 
 
1. An Environmental Impact Report was required, therefore, a Fish and Game fee of $850 

and a $25 document handling fee for the posting of a Notice of Determination must be 
paid for a total of $875.  The fees will be required within fifteen (15) days of the final 
approval date of the permit.  

 
2. A cost recovery deposit of $4,500 to cover the costs of the thirty (30) recommended 

annual zoning enforcement inspections. The payment will be required within thirty (30) 
days of the final approval date of the permit.  Additional funds would be required if 
violations are found on the property requiring additional inspections at a cost of $150 
per inspection.  

 
3. A Mitigation Monitoring Program deposit of $3,000 will be required within thirty (30) 

days of the final approval date of the permit.   
 
STAFF RECOMMENDATION 
Prior to making a decision on this case, Staff recommends the Planning Commission 
consider the following: 
 
• Consider all the facts, analysis and correspondence contained in this report along with 

hearing the oral testimony and reading the written comments received during the public 
hearing.   

 
• Consider whether mitigation measures proposed are adequate.  
 
Cumulative impacts to visual and biological resources would remain significant since there are 
no known mitigation measures available to reduce cumulative impacts to a level of 
insignificance.  A Statement of Overriding Considerations must be adopted in order to 
approve the proposed project.  
 
Approval 
If the Commission finds the applicant satisfies the conditional use permit burden of proof 
requirements for this request and the basis for making a Statement of Overriding 
Considerations, then staff recommends Approval of Conditional Use Permit No. 98-062-(3), 
subject to the attached draft conditions.   
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SUGGESTED APPROVAL MOTION 
 
“I MOVE THE PUBLIC HEARING BE CLOSED AND THAT THE REGIONAL PLANNING 
COMMISSION INDICATE ITS INTENT TO APPROVE CONDITIONAL USE PERMIT CASE 
NO. 98-062-(3), AND INSTRUCT STAFF TO PREPARE THE FINAL ENVIRONMENTAL 
DOCUMENTATION AND FINDINGS AND CONDITIONS FOR APPROVAL.” 
 
Should the Commission decide to continue the public hearing, the following motion is 
recommended: 
 
SUGGESTED CONTINUATION MOTION 
 
“IN ORDER TO ADDRESS CONCERNS RAISED AT THIS HEARING, I MOVE THAT THE 
REGIONAL PLANNING COMMISSION HEARING BE CONTINUED TO JUNE 15, 2005 TO 
BE HELD IN THE REGIONAL PLANNING COMMISSION HEARING ROOM AT 320 WEST 
TEMPLE STREET IN DOWNTOWN LOS ANGELES AND FOR STAFF AND THE 
APPLICANT TO REPORT BACK ON ISSUES AS REQUESTED BY THE COMMISSION.”  
 
Report prepared by Kim K. Szalay, MPL, Regional Planning Assistant II 
Reviewed by Russell J. Fricano, PhD, AICP, Supervising Regional Planner, Zoning Permits I 
Section  
 
 
 
Attachments: 
Factual 
Burden of Proof Statement  
(Revised DEIR, Phase I Site Plan and Final Site plan Previously Provided) 
Draft Summary of Project Impacts and Mitigation Measures for MMP 
Draft Conditions and Agency Comments and Conditions 
Correspondence     
Land Use Map 
Aerial with Development Context   
 
RJF:KKS 
5/19/05 



CONDITIONAL USE PERMIT CASE NO. 98-062-(3)                                Page 1 of 7 
STAFF ANALYSIS  
 
PROJECT NUMBER 
98-062-(3) 
CASE NUMBER 
Conditional Use Permit Case No. 98-062-(3) 
 
ENTITLEMENT  REQUESTED 
The applicant is requesting a Conditional Use Permit to authorize the construction, operation 
and maintenance of a private religious preschool, elementary and middle school for up to 750 
students (pre-kindergarten through eighth grade) and 97 staff in the A-1-5 (Light Agricultural-
Five Acres Minimum Required Area) zone. 
 
SUMMARY OF MAY 25, 2005 PUBLIC HEARING  
A public hearing was held before the Regional Planning Commission on May 25, 2005.  At the 
conclusion of the May 25, 2005 hearing, the Commission made recommendations and 
continued the hearing to June 15, 2005.   Additional time for additional public testimony was 
required and certain pending issues remained to be addressed.   
 
The Commission requested that further coordination with the City of Agoura Hills would be 
required of the applicant and the County regarding all traffic mitigation measures including the 
round-about option proposed for State Highway 101 westbound offramps at Palo Comado 
Canyon Road and Canwood Street intersection.  Also requested was proof of ownership of a 
small western portion of the project area depicted on the vicinity map as part of the subject site 
or as an access easement. Clarification is required.  The Commission also directed the 
applicant to provide a specific carpool drop off and pick up plan including traffic circulation 
patterns.  Naming of the conservation agency receiving the proposed conservation easement 
was requested.  The Commission requested the applicant consider staggering of school hours 
and provide greater clarification for the necessity of 24 evening events and four major events 
per year and how these events are to be managed.   
 
Clarification of fencing requirements on the north and east side of the site was requested, 
including further consultation with the National Park Service and Santa Monica Mountains 
Conservancy regarding fencing materials proposed.  Any fencing proposed should be as 
close to the project as possible and as far as possible from the nearby National Park and 
Conservation lands.  The Commission suggested that staff make further inquiry with the 
applicant regarding the applicant’s willingness to propose additional land dedications to the 
West of the proposed developed area.  
 
The Commission asked the applicant and staff to further investigate the age of the Health Risk 
Assessment documentation pertaining to the nearby Calabasas Land Fill and potential 
regional water and air quality concerns.  
 
The Commission requested the applicant provide greater detail regarding the financial 
feasibility of completing the project and providing specific assurances toward the phasing 
timeline of the project.  Staff was directed to revisit the issue of whether or not the project 
proposed is truly in the spirit of the Santa Monica Mountains North Area Plan.   
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SUMMARY OF MAY 31, 2005 MEETING WITH THE CITY OF AGOURA HILLS 
Attending the meeting were six City staff, five representatives of the applicant, two 
representatives from the Department of Public Works, Traffic and Lighting Division, and one 
representative from the Department of Regional Planning.  The meeting focused on traffic 
analysis and mitigation measures located in the City of Agoura Hills as presented in the DEIR, 
by the applicant’s traffic consultant, Crain and Associates, and as reviewed by County Traffic 
and Lighting staff.   
 
After much discussion on the details of key intersections, city staff advised that the city 
preferred a primary access point located approximately mid-way on Palo Comado Canyon 
Road between Highway 101 westbound ramps and Chesebro Road including a re-alignment 
of east and west bound Canwood Street to make the intersection work well.  The DEIR 
evaluated an option using this primary access point (Alternative No. 5), but it did not include 
the east and west bound Canwood Street re-alignment.  
 
SUMMARY OF JUNE 8, 2005 CITY OF AGOURA HILLS CITY COUNCIL MEETING 
The City of Agoura Hills held a meeting to complete proponent and opponent testimony and 
Council discussions regarding the project.  The City Council stated its intent to issue a position 
statement regarding the proposal.  A representative from the Department of Public Works, 
Traffic and Lighting and a representative of the Department of Regional Planning attended the 
meeting and met with the applicant’s consultants after the Council deliberations.  Fifteen 
minutes each were allowed for proponent and opponent testimony followed by a five minute 
proponent rebuttal/summary.  After testimony was heard, each councilmember presented their 
position in some detail.  Three motions were proposed to conclude the meeting.  The City 
Council unanimously approved all three motions.   
 
The first motion indicated the Council’s intent to direct the City Manager to request the 
Regional Planning Commission continue the Public Hearing in order to resolve key issues with 
the City.   
 
The second motion indicated the Council’s intent to direct the City Manager to inform the 
Regional Planning Commission that the Council is opposed to the project as it is currently 
presented.  
 
The third motion indicated the Council’s intent to direct the City Manager to inform the 
Regional Planning Commission that the letter dated May 18, 2005 submitted by the City 
Attorney, and the letter dated May 16, 2005 submitted by the Director of Planning shall be 
endorsed by the City Council as representing the Council as signed by the Mayor. The letters 
from the City Attorney and Planning Director are attached for your reference.  
 
RESPONSE TO REGIONAL PLANNING COMMISSION DIRECTIVES 
At the conclusion of the May 25, 2005 public hearing, the Commission directed staff to work 
with the applicant and other agencies to address certain unresolved issues summarized 
above.  Each issue is addressed as follows: 
Coordination with the City of Agoura Hills 
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Staff attended both the May 31, 2005 technical meeting and the June 8, 2005 City Council 
meeting hosted by the City of Agoura Hills and summarized above.  All parties have indicated 
that progress is being made and a dialogue has been adequately re-established between 
agencies and the applicant.  More resolution is needed regarding traffic mitigation measures 
acceptable to the City.   
 
The City expressed an unfavorable view of both the round-about and signaling options at the 
westbound ramps of Highway 101 at Palo Comado Canyon Road and Canwood Street 
intersection.  In lieu of the Canwood Street access, the City expressed a favorable view toward 
an approximately mid-Palo Comado Canyon Road access with a re-alignment of east and 
west bound Canwood Street as depicted on the attached sketch by the applicant’s traffic 
consultant.  This option would require a Conditional Use Permit be filed by the applicant with 
the City for the necessary grading and other encroachments required. The re-alignment of east 
and west bound Canwood Street will require amendments to the traffic study.  Staff 
recommends an adequate evaluation of the re-alignment by the applicant in coordination with 
the City traffic staff.  County traffic staff is willing to participate in the process.  It should be 
noted that the proposed Chesebro Road secondary access is the only access road to the 
property within County jurisdiction.  
 
At the conclusion of the City Council meeting, each of the council members summarized their 
views toward the project.  In addition to the traffic issues, emphasis was focused on the 
adequacy of the Draft Environmental Impact Report and the perceived lack of adequate 
County responses to City Planning staff and City Attorney comments provided in their 
respective comment letters.  County staff has considered these comments and has 
determined that the DEIR is of sufficient detail to be determined adequate.  Staff is also of the 
opinion that further dialogue with City staff is necessary to address City concerns addressed in 
the City comment letters and public forum.  Furthermore, the mid-Palo Comado Canyon Road 
alternative access and Canwood Street re-alignment preferred by the City will require further 
analysis and documentation by all relevant parties.  
 
Alternative Access Easement and Ownership Documentation 
Documentation has not been provided by the applicant at the time of this report regarding the 
easement and ownership of parcels pertaining to the western alternative access at mid-Palo 
Comado Canyon Road.  The applicant has indicated that the easement has been obtained 
from two owners of the two adjacent parcels.  The applicant does not own either parcel.  
 
Carpool Plan 
The applicant provided a conceptual Transportation Demand Management Plan including 
carpooling per the enclosed attachment.  
 
Naming of Conservation Agency for Land Dedication 
At the time of this report the applicant has not provided documentation indicating the naming 
of a conservation agency pertaining to the applicant’s conservation land offerings.  
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Staggering of School Hours  
The applicant offered to coordinate the school hours with the hours of nearby Agoura Hills High 
School.  
 
Four Major Events and 24 Evening Events 
The applicant has not provided further detail explaining the necessity and logistics of 24 
evening events and four major events other than that provided in the DEIR.  Staff has proposed 
a condition requiring the applicant to obtain a Temporary Use Permit for any event requiring 
parking in excess of the 223 parking spaces depicted on the site plan.   
 
North and East Development Fencing 
At the time of this report, the applicant has not indicated fencing preferences by the National 
Park Service to the north or the Santa Monica Mountains Conservancy to the east.  
 
Land Dedication Inquiry - Western Portion of Site 
The applicant has indicated that the applicant is not intending to make further land dedications 
other than those already proposed to the east and northeast of the site.  The applicant has 
expressed a desire to preserve the western buffer area as open space without additional land 
dedication instruments.  
 
Calabasas Landfill - Status of Air and Water Quality Impacts 
Calabasas landfill features subsurface "damming" of three local drainages, one of which, a 
tributary of Chesebro Creek, flows in the direction of the proposed school site.  Only the 
extreme northwest corner of the school property contains Chesebro Creek and this is on the 
north side of Chesebro Road.  No development is proposed in that location.  There is no direct 
drainage connection between the landfill and the proposed school location which is buffered 
from the landfill by a ridgeline separating Liberty Canyon from Chesebro Creek. 
 
The proposed school location is 0 .75 miles from the landfill, about one and a half times greater 
than the distance that the existing Heschel school in the Lost Hills area of Calabasas is 
located from the landfill.  The proposed location may be found to be an improvement over the 
existing site.  A description of the landfill monitoring and confinement program for groundwater 
contamination is described in the DEIR on pages 4.4-4 to 4.4-6.  The drainage to Chesebro 
Creek has a subsurface barrier system that is used to protect groundwater from 
contamination.  Three barriers are located in the Chesebro Creek watershed. 
 
On June 9, 2005, staff contacted Ethan Laden, Site Engineer for the Calabasas Landfill 
regarding current status of water and air quality monitoring and safety procedures.   
 
Mr. Laden reported that the landfill is required to produce quarterly water quality reports for 
certain landfill testing locations, including the subject western portion nearest the proposed 
Heschel site.  Any alarming indicators are reported to the responsible agency and acted upon 
by the operators of the landfill.  Groundwater has been determined to not affect surface water 
in this area. Impacts of surface runoff from the landfill have impacted groundwater.  None of the 
subject groundwater is used for human consumption.   
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As part of a Corrective Action plan initiated in 1998, new extraction systems including new 
wells and pumps have been installed in 2004 to continue treatment and elimination of water 
collecting within the existing system of barriers and liners.  
 
Mr. Laden reported that the Landfill is required to produce monthly air quality reports for certain 
gas probe sites located within the perimeter of the landfill.  Quarterly air quality reports are also 
required for a serpentine array of various monitoring sites within the landfill.  Excess gases are 
processed through an elaborate collection and flare burn-off system.  
 
In 2003 the National Park System initiated an updated Environmental Assessment of Landfill 
impacts using current and existing data collected up until that date.  
 
Mr. Laden reported that a draft “Human Health and Ecological Risk Assessment” using 2004 
data is currently in process by the Los Angeles County Sanitation District pertaining to the 
Calabasas Landfill.  The draft document indicates that no negative effect on humans is present 
due to contamination from the Calabasas Landfill.  The final draft is projected to be completed 
within a few weeks.  
 
Assurance of Project Timeline Completion 
The applicant has not addressed this concern further at the time of this report. 
 
Santa Monica Mountains North Area Plan 
Staff continues with the opinion that the project is consistent with the environmental and 
development goals and policies of the North Area Plan.  In addition to the detailed policies 
addressed in the DEIR, staff views the proposed development as an extension and completion 
of existing development in the disturbed and relatively flat portion of the applicant’s property 
contiguous to a residentially and commercially developed portion of the City of Agoura Hills.  
Undisturbed natural open space within the property is being preserved by the applicant’s offer 
of a permanent 29-acre conservation easement to the east and a buffer zone, conditioned to 
not be subject to the construction of buildings, to the west. Additional open space and 
extensive landscaping is also proposed.  
 
Evacuation Plan 
A comprehensive evacuation p lan is to be submitted by the applicant for review and approval 
to the County Fire Department and a copy supplied to the Department of Regional Planning.  
This Plan is to include community access for Chesebro residents located north of the site, 
through the project’s emergency access road in the event Chesebro Road is blocked to the 
south of the site. 
 
PUBLIC COMMENTS 
Staff has received 32 additional letters in support of this request at the time of this report.   
 
Staff has received 24 additional letters in opposition to this request at the time of this report.  
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STAFF EVALUATION 
 
Issues 
The applicant and staff have not had sufficient time to address all of the directives of the 
Regional Planning Commission or other issues brought up at the conclusion of the May 25, 
2005 public hearing.  Staff recommends that the following issues be further addressed by the 
applicant:  
 
1) Further coordination with the City of Agoura Hills and the County of Los Angeles 
regarding feasibility and evaluation of a mid-Palo Comado Canyon Road access including a 
re-alignment of east and west bound Canwood Street; 
 
2) Further coordination with the City of Agoura Hills and the County of Los Angeles 
regarding “hard” conditions proposed by the City of Agoura Hills and not addressed in the 
current proposal; 
 
3) Provision of documentation indicating the obtaining of easements from the owners of 
two adjacent parcels pertaining to the mid-Palo Comado Canyon Road alternative access; 
 
4) Documentation of an appropriate conservation agency willing to receive the offering of 
a conservation easement and wildlife corridor dedication as stated in the DEIR;   
 
5) Provision of further detail regarding necessity for and management of proposed four 
major events and 24 evening events per year; 
 
6) Consultation with the National Park Service and Santa Monica Mountains Conservancy 
regarding acceptable fencing design adjacent to lands located in their jurisdiction and provide 
elevations and depictions to the Director of Planning; 
 
7) Provide substantial evidence indicating the ability of the applicant to complete the 
project according to the proposed timeline and development schedule; and 
 
8) Provide a detailed explanation of how residents located north of the project site on 
Chesebro Road, or other community residents, would be able to use the project’s emergency 
access in the event of a disaster limiting use of Chesebro Road to the southwest of the site.  
 
STAFF RECOMMENDATION 
Based on the necessity for additional time to address recommendations of the Commission 
and to address other outstanding issues, staff recommends continuation of Conditional Use 
Permit No. 98-062-(3) to September 7, 2005. 
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SUGGESTED CONTINUATION MOTION 
 
“IN ORDER TO ADDRESS CONCERNS RAISED AT THIS HEARING, I MOVE THAT THE 
REGIONAL PLANNING COMMISSION HEARING BE CONTINUED TO SEPTEMBER 7, 
2005 TO BE HELD IN THE REGIONAL PLANNING COMMISSION HEARING ROOM AT 320 
WEST TEMPLE STREET IN DOWNTOWN LOS ANGELES AND FOR STAFF AND THE 
APPLICANT TO REPORT BACK ON ISSUES AS REQUESTED BY THE COMMISSION.”  
 
Report prepared by Kim K. Szalay, MPL, Regional Planning Assistant II 
Reviewed by Russell J. Fricano, PhD, AICP, Supervising Regional Planner, Zoning Permits I 
Section  
 
Attachments: 
Factual 
Additional Agency Comments  
Mid-Palo Comado Canyon Road Access Diagram 
Applicant’s Carpool Plan 
City of Agoura Hills May 18, 2005 Meeting Minutes 
Correspondence 
    
 
RJF:KKS 
6/09/05 
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PROJECT NUMBER 
98-062-(3) 
CASE NUMBER 
Conditional Use Permit Case No. 98-062-(3) 
 
ENTITLEMENT  REQUESTED 
The applicant is requesting a Conditional Use Permit to authorize the construction, operation 
and maintenance of a private religious preschool, elementary and middle school for up to 750 
students (pre-kindergarten through eighth grade) and 97 staff in the A-1-5 (Light Agricultural-
Five Acres Minimum Required Area) zone. 
 
SUMMARY OF MAY 25, 2005 PUBLIC HEARING  
A public hearing was held before the Regional Planning Commission on May 25, 2005.  At the 
conclusion of the May 25, 2005 hearing, the Commission made recommendations and 
continued the hearing to June 15, 2005.   Additional time for additional public testimony was 
required and certain pending issues remained to be addressed.   
 
The Commission requested that further coordination with the City of Agoura Hills and the 
County regarding all traffic mitigation measures; this would include the roundabout option 
proposed for U.S. Highway 101 westbound ramps at Palo Comado Canyon Road and 
Canwood Street intersection.  Also requested was proof of ownership of a small western 
portion of the project area depicted on the vicinity map as part of the subject site or as an 
access easement; clarification is required.  The Commission also directed the applicant to 
provide a specific carpool drop off and pick up plan including traffic circulation patterns.  
Naming of the conservation agency receiving the proposed conservation easement was 
requested.  The Commission further requested that the applicant consider staggering of 
school hours and provide greater clarification for the necessity of 24 evening events and four 
major events per year, and how these events would be managed.   
 
Clarification of fencing requirements on the north and east side of the site was requested, 
including further consultation with the National Park Service and Santa Monica Mountains 
Conservancy regarding fencing materials proposed.  Any fencing proposed should be as 
close to the project as possible and as far as possible from the nearby National Park and 
Conservation lands.  The Commission suggested that staff make further inquiry with the 
applicant regarding the applicant’s willingness to propose additional land dedications to the 
West of the proposed developed area.  
 
The Commission further instructed the applicant and staff to investigate the Health Risk 
Assessment documentation pertaining to the nearby Calabasas Land Fill and potential 
regional water and air quality concerns.  Finally, the Commission requested the applicant 
provide greater detail regarding the financial feasibility of completing the project and providing 
specific assurances toward the phasing timeline of the project.  Staff was directed to revisit the 
issue of whether or not the project proposed is truly in the spirit of the Santa Monica Mountains 
North Area Plan.  
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SUMMARY OF JUNE 15, 2005 PUBLIC HEARING  
A public hearing was held before the Regional Planning Commission on June 15, 2005.   At 
the conclusion of the June 15, 2005 hearing, the Commission made recommendations and 
continued the hearing to September 7, 2005.   Testimony only on new information would be 
accepted by the Commission at the continued hearing along with discussion of project 
conditions.  Staff and the applicant were directed to report back on issues including the 
following priorities: 
 
1) Coordinate with the City of Agoura Hills regarding an expanded investigation into the 

feasibility and acceptability of primary access options, specifically the freeway offramp and 
Canwood Street / Palo Comado Canyon Road intersection roundabout option, and the 
Mid-Palo Comado Canyon Road and Canwood Street re-alignment option.  

 
2) Coordinate with the City of Agoura Hills regarding expanded conditions recommended by 

the City pertaining to the construction, operation and maintenance of the project and 
consideration of DEIR revisions prior to the final EIR document certification. 

 
3) Provide further definition to Traffic Demand Management (TDM) carpooling plan, 

emergency evacuation plan and site access to residents, large event traffic and parking 
management, and timely project execution through phasing and financing assurances.  

 
4) Coordinate with the Calabasas Landfill staff, public advocates and the applicant regarding 

expanded investigation into the impacts of the Calabasas Landfill and hazardous wastes 
on the Heschel site.  

 
5) Further define protection measures for the proposed buffer area located within 100 feet of 

the western boundary and verify receiving agency for conservation land dedications.  
 
CHRONOLOGY OF MEETINGS WITH THE CITY OF AGOURA HILLS 
According to the Commission’s request, Regional Planning and other County staff and/or the 
applicant coodinated with the City of Agoura Hills staff in a series of meetings as follows: 
 
March 24, 2003:  Regional Planning staff attended a community meeting at Agoura Hills (the 
meeting was not specifically with the City staff). 
 
December, 2004: The applicant met with City staff at Agoura Hills regarding the DEIR to be 
circulated in the Spring of 2005. 
 
May 2, 2005: The applicant met with City staff at Agoura Hills regarding the DEIR circulated in 
April, 2005.  
 
May 18, 2005:  The applicant met with the City of Agoura Hills City Council and staff at Agoura 
Hills to discuss site access and other issues. 
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May 25, 2005: The City of Agoura Hills staff attended and testified at the Regional Planning 
Commission hearing.  
 
May 31, 2005: Regional Planning and Public Works, Traffic and Lighting staff met with the City 
of Agoura Hills staff and the applicant at Agoura Hills regarding primary access and other 
traffic issues. 
 
June 8, 2004: The applicant met with the City of Agoura Hills staff and representatives of the 
Old Agoura Home Owners Association prior to the City Council Meeting.  
 
June 8, 2005: Regional Planning and Public Works, Traffic and Lighting staff and the applicant 
attended the City of Agoura Hills City Council meeting which included discussion and creation 
of a preliminary statement by the Council toward the Heschel project. 
 
June 15, 2005: The City of Agoura Hills’ mayor and planning staff attended and testified at the 
Regional Planning Commission hearing.   
 
June 29, 2005: Regional Planning and Public Works, Traffic and Lighting staff met with the 
City of Agoura Hills staff and the applicant at Agoura Hills regarding pending traffic issues and 
responses to the City’s planning staff letters related to the DEIR.  
 
July 13, 2005: Regional Planning staff met with the City of Agoura Hills staff and the applicant 
at Agoura Hills regarding the city attorney’s continuing issues with DEIR adequacy.  
 
July 21, 2005: Regional Planning staff, Public Works staff, the applicant, and City of Agoura 
Hills staff met with the Third District, Board of Supervisor’s deputy at the Board office to inform 
the deputy of project access issues pertaining to the site.  
 
August 11, 2005: Regional Planning staff met with Public Works Staff, County Counsel, Third 
District, Board of Supervisor’s deputy, and the City of Agoura Hills staff at Regional Planning, 
to discuss continuing site access, traffic mitigation measures, and DEIR issues.  
 
August 24, 2005: Regional Planning staff, Public Works, Traffic and Lighting staff, and the 
applicant attended the City of Agoura Hills City Council Meeting which included discussion 
and creation of a position statement by the Council toward the Heschel project.  In its letter 
dated August 29, 2005, the Council resolved to reaffirm the previous actions taken by the 
Council at its regular meeting of June 8, 2005 as presented by the Mayor, Ed Corridori to the 
Planning Commission at the June 15 public hearing and to amplify its position as follows: by 
seeking to coordinate a mutually agreeable configuration of the project with the applicant and 
the County of Los Angeles, and, to incorporate three objectives into the project if it is 
approved. The three objectives are: 1) insure effective mitigation of traffic problems resulting 
from the project, 2) insure an adequate buffer between the school and its residential 
neighbors, and 3) establish a permanent restriction on the frequency, number attending, and 
level of noise generated by special events on the site.  
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RESPONSE TO REGIONAL PLANNING COMMISSION DIRECTIVES 
At the conclusion of the June 15, 2005 public hearing, the Commission directed staff to work 
with the applicant and other agencies to address further the issues summarized above.  Each 
issue is addressed as follows: 
 
Coordination with the City of Agoura Hills Regarding Primary Site Access 
Following the June 15, 2005 public hearing, staff attended five additional meetings in 
collaboration with the City of Agoura Hills.  The meetings resulted in refined mutual 
understanding of two primary access options acceptable to the City, County, and the applicant. 
 These options include the following: 
 
Roundabout Access Option 
Primary access off of Canwood Street at the U.S. 101 westbound off and on ramps and Palo 
Comado Canyon Road would be best served by using a roundabout rather than signalization.  
Signalization was not considered an option by the City due to negative problems with a similar 
intersection at Kanan Road and the 101 freeway.  County Traffic and Lighting staff and 
California Department of Transportation staff found signalization to be feasible traffic 
mitigation, but less desirable than the roundabout option.   
 
In the August 24, 2005 City of Agoura Hills City Council Meeting attended by County Regional 
Planning and Traffic and Lighting staff, the roundabout option was highlighted in a presentation 
by Leif Ourston, a roundabout expert hired by the City.  Mr. Ourston indicated in his 
presentation that the applicant’s single-lane roundabout design with modifications he 
depicted, was a feasible traffic mitigation measure for the site; this design proposed would not 
require further right of way expansion or land acquisition.  
 
Mr. Ourston outlined three contingencies which could cause the design to become increasingly 
costly or complicated pending required Caltrans review : 1) The Palo Comado Canyon Road 
bridge could require modification at the northeast corner for accommodating proper line of site 
for northbound traffic; 2)  Current year 2010 Caltrans standards for needed traffic volume 
capacity would require updating to Caltrans year 2025 standards for needed traffic volume 
capacity – this could affect capacity requirements of the roundabout design; and 3) An 
exception for maximum truck-size capacity would have to be filed with Caltrans to enable a 
feasible one-lane  roundabout.  
 
Mid-Palo Comado Canyon Road with Canwood Street Re-alignment Access Option 
Primary access off of Palo Comado Canyon Road, midway between the westbound U.S. 101 
off and on ramps and the intersection of Canwood Street-Cheseboro Road and Driver Avenue 
was considered a viable option by the City when accompanied by a re-alignment of Canwood 
Street. This option would enable removable of the aforementioned four-way intersection, 
reducing it to a preferred “T” intersection and creation of a four-way intersection at the project 
access point.  This option would likely require land acquisition for the re-alignment of Canwood 
Street, use of a residential easement for the project access road, and a Conditional Use 
Permit for hillside grading from the City of Agoura Hills.  This was not considered a favorable 
option for nearby homeowners as indicated by testimony from a representative of the Old 
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Agoura Homeowners Association. 
 
Conclusion: Preferred Primary Access 
Given the summary above, the applicant, the City of Agoura Hills staff, Caltrans, and  staff of 
the County Department of Public Works, Traffic and Lighting Division, and County Regional 
Planning concur that the roundabout option is the preferred access.  Staff notes the 
roundabout option could incur unpredictably high costs to the applicant in both financial 
resources and regarding an uncertain timeline for completion pending various planning and 
construction variables in the Caltrans approval process.  The applicant is fully aware of these 
implications.  Alternative access options have potentially similar complications without 
providing the advantages of a roundabout.  
 
Coordination with the City of Agoura Hills Regarding Conditions of Approval  
The City of Agoura Hills staff provided letters dated August 9, 2005 (Conditional Use Permit 
conditions) and August 11, 2005 (Public Works conditions).  Regional Planning staff have 
incorporated the City’s recommendations as appropriate for the respective governmental 
jurisdictions, resulting in inclusion of the majority of the City’s recommended conditional use 
permit conditions (see attached draft conditions highlighted where City conditions have been 
incorporated).  Written feedback by the applicant from the applicant’s letter dated August 30, 
2005, were also considered by Regional Planning staff.  In it’s letter dated August 31, 2005 the 
Department of Public Works responded to the City’s August 11, 2005 Public Works letter by 
addressing each condition the City provided (see attached letters referenced).  
 
Coordination with the City of Agoura Hills Regarding DEIR Revisions 
In the letters dated July 14, 2005 and August 8, 2005 the City of Agoura Hills staff provided 
responses and counter responses to the applicant’s analysis of the City’s original DEIR 
questions.  As Regional Planning Impact Analysis staff do not provide written comments on the 
DEIR until after a project is recommended for approval and in the final EIR stage of review, the 
applicant voluntarily addressed the City’s DEIR questions.   
 
Regional Planning Impact Analysis staff will consider all comments and responses to 
comments in its final EIR review process.   Though the existing document is adequate by the 
requirements of the California Environmental Quality Act standards, County staff concurred that 
corrections could be made to the DEIR in the event of project approval.  These DEIR 
corrections were not determined to require recirculation of the DEIR according to County staff.  
 
Applicant’s Proposed Traffic Demand Management (TDM) Carpooling Plan  
Prior to the June 15, 2005 public hearing, the applicant provided a conceptual Transportation 
Demand Management Plan including carpooling.  Department of Public Works, Traffic and 
Lighting staff provided the attached revised guidelines dated August 31, 2005; these 
guidelines cover carpooling monitoring and management program and to insure adequate 
performance in implementing the Plan.  The applicant provided a revised Carpooling 
statement dated August 30, 2005 for consideration by Traffic staff.  
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The applicant has incorporated the County Traffic and Lighting guidelines into their Plan. The 
applicant noted that traffic mitigation measures proposed fully mitigate traffic impacts 
according to the applicant’s traffic study, without a formal carpooling plan, as confirmed by 
County Traffic and Lighting staff in their two letters dated August 31, 2005 (see attached letters 
referenced).  Staff notes that the Commission has discretionary authority to require (or not 
require) a fully monitored and enforced carpooling plan as a condition of project approval. The 
applicant has voluntarily offered the carpooling plan as submitted.  
 
Emergency Evacuation Protocol 
In their letter dated August 30, 2005, the applicant provided a general framework for offering 
neighboring residents along Cheseboro Road emergency access through the Heschel site in 
the event of fire or other disaster requiring evacuation from the neighborhood.  In the event of 
project approval, a final detailed evacuation plan is required by the conditions of approval 
within 60 days of the final approval date.  In an e-mail dated August 31, 2005, the applicant 
indicated that Heschel West is not prepared to provide accommodation for horse evacuation 
procedures other than motor vehicle and trailer emergency access through the site as 
referenced above.   
 
Parking for Four Proposed Major Events and 24 After-School Events 
The revised draft conditions of approval provide guidelines for managing traffic and parking for 
four major events per year and 24 after-school events per year.  The revised conditions include 
a sample listing of major and after school events provided by the applicant.  
 
Assurances of Project Financing and Project Phasing Completion 
The applicant provided additional information addressing assurances toward the ability of the 
project to finance and accomplish project phasing goals.  In its e-mail dated August 31, 2005, 
the applicant provided a statement of assurance toward financial capability, citing the 
applicant’s most recent school fundraising balance.  
 
Calabasas Landfill and Health Risk Assessment Studies Near the Heschel Site 
The report titled “Human Health and Ecological Risk Assessment” referred to in the previous 
staff report has not been completed by the staff of the County Sanitation District at the time of 
this report.  According to Sanitation District staff, the revised report will include the most 
current data available, not included in earlier drafts.  In their letter and aerial map attachment 
dated August 30, 2005, Sanitation District staff, referring to the updated draft health risk 
assessment report, determined the Landfill to have no impact on biological and human health 
in proximity to the Landfill.  Documentation provided indicates the nearest impacted 
monitoring well (P64S) to the Heschel site, containing trace amounts of Volatile Organic 
Compounds (VOC’s), is approximately .5 mile from the Heschel site (see attached report and 
aerial).  No other hazardous impacts were identified below the P64S test well, including in 
Cheseboro Creek which runs near the northern tip of the project site.   
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Naming of Conservation Agencies for Land Dedications 
At the time of this report the applicant has not provided final documentation verifying an 
agreement with a conservation agency pertaining to the applicant’s conservation land 
offerings.   
 
The applicant referenced conversations with the Mountains and Recreation Conservation 
Authority, a joint powers authority of the Santa Monica Mountains Conservancy, indicating the 
agency’s willingness to receive the deed-restricted offering.  The applicant offers to 
permanently dedicate a small portion of the applicant’s property located northwest of 
Cheseboro Road near Cheseboro Creek to the National Park Service as an additional 
conservation land offering to be depicted on a revised Exhibit “A”.  No documentation of the 
Park Service response has been provided at this writing. 
 
Protections for the Residential Buffer near the Western Property Boundary   
The applicant has offered to record an easement to the County of Los Angeles limiting the 
100-foot residential buffer located near the westerly boundary and depicted on a revised 
Exhibit “A” to open space uses prohibiting construction of any structural improvements in 
perpetuity.  
 
PUBLIC COMMENTS 
Staff has received one additional letter in support of this request at the time of this report. 
Comments included a statement of broader community benefit and an increased standard of 
living for residents nearby.   
 
Staff has received eight additional letters in opposition to this request at the time of this report. 
 Comments included concerns about potential impacts of hazardous materials from the 
Calabasas Landfill on the Heschel site, fire hazard concerns, and terrorist security risks.   
 
One member of the public requested environmental information about a previous project which 
included the Heschel site.  Tract No. 49611 (Liberty Canyon Project) was filed in 1989 and 
case processing proceeded through the beginning of the Screencheck DEIR environmental 
process at which time action by the applicant ceased.  On April 15, 2005 the project was 
denied due to inactivity. The site has remained vacant.  
  
STAFF EVALUATION 
Pursuant to Section 22.24.100.A of the Los Angeles County Zoning County Code, a school, 
through grade 12, accredited, including appurtenant facilities, which offer instruction required 
to be taught in the public schools by the Education Code of the State of California in which no 
pupil is physically restrained but excluding trade or commercial schools is permitted in the A-1 
zone, provided a conditional use permit has first been obtained. 
 
The project is consistent with the Santa Monica Mountains North Area Plan N5 (Mountain 
Lands 5) designation and complies with the Santa Monica Mountains North Area Community 
Standards District and A-1 Zone development standards.  
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The project protects adjacent hillsides and open spaces while providing no significant 
environmental impacts when in compliance with the Mitigation Monitoring Program and all of 
the conditions of approval with the exception of cumulative impacts to visual and biological 
resources, which would remain significant since there are no known mitigation measures 
available to reduce cumulative impacts to a level of insignificance.    
 
The environment within the vicinity of the project represents a blend of urbanization and natural 
areas.  The City of Calabasas is located to the east of the subject site.  Current and proposed 
developments within the City of Agoura Hills are located to the west and south of the project.  
Open space and wildlife movement corridors in between the two cities, east and north of the 
project site, present a context conducive to preservation.  
 
The applicant seeks to provide needed educational services in a location central to the 
applicant’s constituency within the Conejo Valley. The applicant proposes a project adjacent to 
a developing transportation corridor and an equestrian neighborhood. The project contributes 
to environmental preservation while maintaining sensitivity to the needs of the local 
neighborhood.   
 
The applicant and staff have addressed the directives of the Regional Planning Commission 
or other issues brought up at the conclusion of the June 15, 2005 public hearing to the best of 
their ability.  Substantial communication and coordination has taken place between County 
staff, City of Agoura Hills staff, and the applicant. The City of Agoura Hills has indicated its 
intent to continue working closely with the applicant and the County of Los Angeles while 
protecting its legal, environmental, and fiscal interests.   
 
A proposed roundabout for the intersection facilitating the primary site access must be 
approved prior to issuance of grading permits and completed prior to occupancy of the school 
to the satisfaction of Caltrans in coordination with the City of Agoura Hills.  
 
FEES/DEPOSITS 
If approved as recommended by staff, the following will apply: 
 
1. An Environmental Impact Report was required, therefore, a  Fish and Game fee of $850 

and a $25 document handling fee for the posting of a Notice of Determination must be 
paid for a total of $875.  The fees will be required within fifteen (15) days of the final 
approval date of the permit.  

 
2. A cost recovery deposit of $4,500 to cover the costs of the thirty (30) recommended 

annual zoning enforcement inspections. The payment will be required within thirty (30) 
days of the final approval date of the permit.  Additional funds would be required if 
violations are found on the property requiring additional inspections at a cost of $150 
per inspection.  

 
3. A Mitigation Monitoring Program deposit of $3,000 will be required within thirty (30) 

days of the final approval date of the permit.   



CONDITIONAL USE PERMIT CASE NO. 98-062-(3)                                Page 9 of 10 
STAFF ANALYSIS  
 
STAFF RECOMMENDATION 
Prior to making a decision on this case, Staff recommends the Planning Commission 
consider the following: 
 
• Hear additional testimony on new issues not discussed in previous hearings. 
 
• Consider whether all the facts, analysis and correspondence contained in this report along 

with hearing the oral testimony and reading the written comments received during the 
public hearing are sufficient.  

 
• Consider whether mitigation measures proposed are adequate.  
 
As cumulative impacts to visual and biological resources would remain significant since there 
are no known mitigation measures available to reduce cumulative impacts to a level of 
insignificance, a Statement of Overriding Considerations must be adopted in order to approve 
the proposed project.  
 
Approval 
The following recommendation is made prior to the public hearing and is subject to change 
based upon testimony and/or documentary evidence presented at the public hearing. If the 
Commission finds the applicant satisfies the conditional use permit burden of proof 
requirements for this request and the basis for making a Statement of Overriding 
Considerations, then staff recommends APPROVAL of Conditional Use Permit No. 98-062-
(3), subject to the attached draft mitigation monitoring program and draft conditions.   
 
SUGGESTED MOTION 
 
“I MOVE THE PUBLIC HEARING BE CLOSED AND THAT THE REGIONAL PLANNING 
COMMISSION INDICATES ITS INTENT TO APPROVE CONDITIONAL USE PERMIT CASE 
NO. 98-062-(3) AND INSTRUCT STAFF TO PREPARE THE FINAL ENVIRONMENTAL 
DOCUMENTATION AND FINDINGS AND CONDITIONS FOR APPROVAL.” 
 
Prepared by Kim K. Szalay, MPL, Zoning Permits I Section 
Reviewed by Russell J. Fricano, PhD, AICP, Supervising Regional Planner,  
Zoning Permits I Section 
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Attachments: 
Factual 
Thomas Bros. Guide Map 
Agency Conditions and Comments  
City of Agoura Hills Comments and Recommended Conditions  
Applicant’s Response to City’s Conditions 
Applicant’s Burden of Proof Statements 
Environmental Updates 
New Correspondence 
 
RJF:KKS 
9/01/05 



RPC CONSENT DATE 
6/28/06 

CONTINUE TO 
 

AGENDA ITEM 
5 

   

PUBLIC HEARING DATE           
March 24, 2003,  May 7, 2003, and May 25, 2005, 
June 15, 2005, and September 7, 2005 

APPLICANT      
Rick Wentz, Abraham Joshua Heschel  
Day School West      

OWNER   
Rick Wentz, Abraham Joshua Heschel  
Day School West     

REPRESENTATIVE        
Roger Van Wert 
Van Wert, Inc. 

REQUEST 
Conditional Use Permit:  To authorize the construction, operation and maintenance of a private religious preschool, 
elementary and middle school for up to 750 students (pre-kindergarten through eighth grade) and 97 staff in the A-1-5 (Light 
Agricultural-Five Acres Minimum Required Area) zone. 

ZONED DISTRICT          
The Malibu 
COMMUNITY 
Agoura 

LOCATION/ADDRESS               
East of Palo Comado Canyon Road and Cheeseboro Canyon Road 
 
ACCESS    
Via Palo Comado Canyon Road to the west EXISTING ZONING 

A-1-5 (Light Agricultural-Five Acres Minimum 
Required Area) 

SIZE 
 73 acres 

EXISTING LAND USE                                            
vacant 

SHAPE                               
 Irregular  

TOPOGRAPHY 
 Level to sloping 

 
 SURROUNDING LAND USES & ZONING 

North:  Santa Monica Mountains National Recreation Area, 
single-family residences; O-S (Open Space) 

 
East:  Vacant; O-S 
 

South:  Commercial, vacant, Ventura Freeway (101); U. S.   
Highway  ROW and the City of Agoura Hills 

West:  Single-family residences, commercial, vacant; 
City of Agoura Hills: CRS-FC-OA (Commercial Retail 
Service-Freeway Corridor-Old Agoura), RL-20,000 (Low 
Density Residential-20,000 s.f. lots) 

 
GENERAL PLAN 

 
DESIGNATION 

 
MAXIMUM DENSITY 

 
CONSISTENCY 

          
Countywide   

 
Santa Monica Mountains 

North Area Plan 

 
_________ 

 
              

N-5 (Mountain Lands 5) 

 
_______ 

 
 

            ________ 

 
           _______ 

 
 

See Staff Analysis 

ENVIRONMENTAL STATUS 
Environmental Impact Report 
DESCRIPTION OF SITE PLAN 
The applicant’s site plan depicts the subject property developed with the proposed school.  A total of nine, one- and two-story 
buildings are planned, totaling approximately 166,450 square feet of floor space on 20.7 acres of the 73 acre site. A sanctuary 
is depicted in the center of the subject property. Middle school buildings and library are placed to the southwest of the 
sanctuary. Elementary school buildings and library are located northwest of the sanctuary.  A multipurpose room/cafeteria, an 
auditorium, kindergarten facility, a preschool, and offices are also depicted to the west of center.  223 on-site parking spaces 
have been provided.  An athletic field, paved playground area, a pool, and a gymnasium are depicted at the east end of the 
subject property.  Approximately 45 acres are proposed for preservation of open space including a proposed 29-acre 
conservation easement.  Access to the site is via Palo Comado Canyon Road at Canwood Street at the southwest corner of 
the property. 
KEY ISSUES 
§ Satisfaction of Section 22.56.040, Title 22 of the Los Angeles County Code conditional use permit burden of proof 

requirements. 
§ Consistency with the Santa Monica Mountains North Area Plan  
§ Compliance with the Santa Monica Mountains North Area Community Standards District Development Standards                                                                                                                                    
 

TO BE COMPLETED ONLY ON CASES TO BE HEARD BY THE BOARD OF SUPERVISORS 

STAFF CONTACT PERSON: Kim K. Szalay, MPL, AICP 
RPC HEARING DATE(S): 3/24/03, 5/07/03, 
5/25/05, 6/15/05, 9/07/05 

RPC ACTION DATE: June 28, 2006 RPC RECOMMENDATION: Approval 

MEMBERS VOTING AYE: 4 MEMBERS VOTING NO: 0 MEMBERS ABSTAINING: 0  Members Absent: 1 
STAFF RECOMMENDATION (PRIOR TO HEARING): Approval  
SPEAKERS* 
(O) 78   (F) 44 

PETITIONS 
(O) 3  (27, 21, 259 signatures )  (F) 0 

LETTERS 
(O) 158                         (F) 485 (incl. form letters)                                                                               

 *(O) = Opponents (F) = In Favor 

Los Angeles County Department of Regional Planning 
320 West Temple Street, Los Angeles, California 90012 
Telephone (213) 974-6443 
 
PROJECT No.  98-062-(3)  

   CONDITIONAL USE PERMIT     
   




